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Planning Commission Staff Report  
 
TO: PLANNING COMMISSION / DESIGN REVIEW BOARD 

 

FROM: SYDNEY BETHEL, PLANNER II  

 (480) 503-6721, SYDNEY.BETHEL@GILBERTAZ.GOV 

 

THROUGH: ASHLEE MACDONALD, AICP, PRINCIPAL PLANNER   

 (480) 503-6748, ASHLEE.MACDONALD@GILBERTAZ.GOV 

 

MEETING DATE: OCTOBER 7, 2020 

 

SUBJECT: DR20-71, GUADALUPE & MCQUEEN RETAIL   

 

STRATEGIC INITIATIVE:  Exceptional Built Environment 

To allow for the development of a commercial center to provide retail and dining 

opportunities to the community.  

RECOMMENDED MOTION 

 

Approve the Findings of Fact and approve DR20-71 Guadalupe & McQueen Retail: Site plan, 

landscaping, grading and drainage, elevations, floor plans, lighting, and colors and materials 

for approximately 3.28 acres, generally located at the southeast corner of McQueen and 

Guadalupe Roads, and zoned Community Commercial (CC) with a Planned Area 

Development (PAD) overlay. 

 
APPLICANT OWNER 

Company: RKAA Architects Inc. 

Name: Neil Feaser Name: Walt Brown   

Address: 2233 E. Thomas Rd.  Address: 7500 E. McDonald Dr., Ste 100A 

 Phoenix, AZ 85016  Scottsdale, AZ 85250 

Phone: (602) 955-3900 Phone: (480) 947-8800 

Email: nfeaser@rkaa.com  Email: waltb@dpcre.com  
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BACKGROUND/DISCUSSION 

 

History 

 

Date Description 

June 5, 1984 Town Council adopted Annexation No. A83-2 (Ord. No. 377) 

annexing 2,000 acres in the northwest corner of the Town, 

including the subject site. 

March 27, 1990 Town Council approved case Z89-14 (Ord. No. 657) rezoning the 

subject site from Agriculture (AG) to Planned Area Development 

(PAD). 

June 25, 1998 Town Council approved a Final Plat “Stapley” which included the 

subject site. 

May 14, 2013 Town Council approved a Re-plat of Tract C of “Stapley” dividing 

the tract into two (2) lots creating the subject site. 

June 3, 2020 Planning Commission heard DR20-71, Guadalupe & McQueen 

Retail as a Study Session item.  

 
Overview 

The applicant is proposing a commercial center on a presently vacant property located at 

the southeast corner of McQueen and Guadalupe Roads on approximately 3.28 acres. The 

site is the last vacant commercial corner at the McQueen and Guadalupe intersection. There 

are a total of three (3) buildings planned for the subject site with a variety of uses proposed 

including restaurant, retail, and vehicle services (light).  

 

Surrounding Land Use & Zoning Designations: 

 Existing Land Use 

Classification 

Existing Zoning Existing Use 

North General Commercial 

(GC) 

General Commercial 

(GC) with PAD  

Guadalupe Road then 

Gas Station 

(Mobile/Quick and Easy 

Mart)  

South Residential > 5-8 

DU/Acre 

Single Family-Detached 

(SF-D) with PAD  

Single Family Homes 

(McQueen Landing)  

East  Residential > 5-8 

DU/Acre 

Single Family-Detached 

(SF-D) with PAD 

Single Family Homes 

(McQueen Landing) 

West Community Commercial 

(CC)  

Community Commercial 

(CC) with PAD  

McQueen Road then 

Commercial Center 

(Ethan Plaza)  

Site Community Commercial 

(CC) 

Community Commercial 

(CC) with PAD 

Vacant  
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Project Data Table 

Site Development 

Regulations 

 

Required per LDC and  

Ord. No. 657 

Proposed 

Building Area  - Pad A (Restaurant) - 2,000sf 

with 800 sf Patio  

 

Pad B (Restaurant/Retail) - 

5,650 sf with 300 sf Patio 

 

Pad C (Vehicle Service) - 

5,500 sf  

Maximum Building Height 

(ft.)/(Stories) 

35’/ 2 Stories  22’-6”/ 1 Story  

Minimum Building Setback 

(ft.) 

  

 Front  20’ 62’ 

 Side (Street) 20’ 73’-7” 

 Side (Residential) 30’ 30’-9” 

 Rear (Residential) 40’ 78’-6” 

Separation Between Buildings 

(ft.) (Single Story)  

15’ 15’ 

Minimum Required Perimeter 

Landscape Area (ft.) 

  

 Front  20’ 50’ 

 Side (Street) 20’ 50’ 

 Side (Residential) 25’ 25’ 

 Rear (Residential) 30’ 30’ 

Landscaping (% of net lot 

area) 

15% 40% 

Off-Street Parking and 

Loading 

Restaurants 1/100 sf; 

plus 1/400 sf of Outdoor 

Dining Area: 49 Spaces 

 

Retail Sales, General 

1/250 sf: 8 Spaces 

 

Vehicle Service, Light  

3 spaces per service bay; 

plus 1/100 sf of office 

and sales area: 33 

 

90 Total Required  

97 Total Spaces Provided  

Bicycle Spaces  1 for every 10 required 

vehicle parking spaces 

11 Spaces Provided  
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DISCUSSION   

 

Site 

The site includes three (3) proposed buildings: Pad A, Pad B, and Pad C. Pad A is a 2,000 sf 

stand-alone restaurant building with a drive-through and an 800 sf outdoor patio. Per the 

applicant, this pad’s intended user is a Starbucks. Pad B includes four (4) suites intended for 

restaurant and retail uses with a total building area of 5,650 sf with a 300 sf outdoor patio 

and drive-through. The final building, Pad C, is a 5,500 sf building intended for light 

automotive repair with nine (9) proposed service bays.  

 

There are two (2) points of access proposed for the site, the primary access is a right-in, right 

out access off McQueen Road and a secondary full-motion access is provided off Guadalupe 

Road. The site contains ample pedestrian connectivity through internal sidewalks and 

walkways that then connect to existing sidewalks along Guadalupe and McQueen Roads. 

Solid 8’ high screen walls have been provided on the southern and eastern perimeters of the 

site, providing the required separation from the subject site and the residential development 

McQueen Landing.  

 

Landscape 

A total of 40% of the net area is landscaped, which exceeds the required landscaping 

percentage for the site. The proposed tree palette includes a combination of Sweet Acacia, 

Cascalote ‘Thornless’, Chitalpa, Sonoran Emerald Palo Verde, Thornless Mesquite, Mondel 

Pine (street theme tree), and Chinese Evergreen Elm. The remaining landscaping includes a 

robust palette of shrubs, ground covers, and accent plants.  

 

Grading and Drainage 

The retention proposed is a combination of underground storage tanks and above ground 

retention basins located in the perimeter landscape areas. The proposed grading and 

drainage plan generally meets the requirements of the Town of Gilbert’s Engineering 

Division. 

 
Elevations, Floor Plan, Colors and Materials 

The proposed buildings draw inspiration from the existing commercial buildings located at 

the Guadalupe and McQueen intersection in terms of a desert color palette and general 

design. The design is a more contemporary version of surrounding architecture with different 

sized layered volumes, materials, and strategically placed linear horizontal elements. The 

three (3) buildings proposed are similar in height with a range of 20’ to 22’-6” for the 

maximum heights; all three (3) buildings are single story.   

 

The primary building materials include stucco in a smooth finish with accent materials 

including two (2) types of brick veneer, smoothface masonry, wood and metal in two (2) 

different finishes. Since the 1st review, the applicant removed additional masonry accents 

and replaced them with the brick veneer. All three (3) Pads include the field color, Smokey 

Taupe, providing relation between the buildings. Pad A, Starbucks, includes a black metal 

as a primary accent material that is complementary of other colors and material in the site 

but allows the building to have a unique element.  
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Lighting 

There are three (3) lighting types proposed - parking lot, building mounted, and canopy.  The 

parking lot lights range from 14’ to 16’ tall with a dark bronze finish. The 14’ tall parking lot 

lights are located on the southern and eastern perimeters of the site and are required to be 

14’ or below per LDC4.109. A.3 due to their proximity to residential.  The canopy lights are 

mounted under the proposed building canopies and drive-through canopies. There are three 

(3) different types of building mounted lights that are located throughout the exterior 

elevations of the buildings, all in a dark bronze finish. All site lighting will be required to 

comply with Town codes. 

 
Signage 

Signage is not included in this approval.  Administrative Design Review approval is required 

for monument signage prior to permitting. 

 

PLANNING COMMISSION STUDY SESSION COMMENTS  

The Planning Commission reviewed the project as a Study Session item on June 3, 2020 and 

had the following comments:  

• The Commission was generally supportive of the project and was complimentary of 

the proposed uses, elevations, and site layout. 

• For Pad C, it was recommended to provide a variation in the columns and to raise the 

elevation at the corner piece at the entry and increase the height of the parapet to 

accent the entry point of the building.  

o The applicant raised the canopy located at the entrance and provided a 

variation in height and width of the columns on both the west and east 

elevations.  

 

PUBLIC NOTIFICATION AND INPUT 

An official notice was posted in all the required public places within the Town and 

neighborhood notice was provided per the requirements of the Land Development Code 

(LDC) Article 5.205.  

Staff has received no comment from the public. 

 

STAFF RECOMMENDATION 

 

Approve the Findings of Fact and approve DR20-71 Guadalupe & McQueen Retail: Site plan, 

landscaping, grading and drainage, elevations, floor plans, lighting, and colors and materials 

for approximately 3.28 acres, generally located at the southeast corner of McQueen and 

Guadalupe Roads, and zoned Community Commercial (CC) with a Planned Area 

Development (PAD) overlay, subject to conditions: 

 

1. Construction of the project shall conform to the exhibits approved by the Planning 

Commission at the October 7, 2020, public hearing.  

 

2. The construction site plan documents shall incorporate the Standard Commercial and 

Industrial Site Plan Notes adopted by the Design Review Board on March 11, 2004. 
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3. Signage is not included in this approval.  Administrative Design Review approval is 

required for monument signage prior to submitting for sign permits. 

 
Respectfully submitted, 

 

 

 

Sydney Bethel  

Planner II  

 

Attachments and Enclosures:  

 
1) Findings of Fact 

2) Notice of Public Hearing 

3) Aerial Photo  

4) Project Narrative  

5) Site Plan 

6) Landscape 

7) Grading and Drainage 

8) Elevations 

9) Colors and Materials 

10) Floor Plans 

11) Lighting 

12)  Planning Commission Study Session Minutes – June 3, 2020 
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FINDINGS OF FACT 

DR20-71, Guadalupe & McQueen Retail  
 

 

1. The project as conditioned is consistent with the applicable Design Guidelines; 

 

2. The project conforms to the General Plan, and specifically to the Land Use, 

Community Design, and Environmental Planning Elements; 

 

3. The project is consistent with all applicable provisions of the Zoning Code; 

 

4. The project is compatible with adjacent and nearby development; and 

 

5. The project design provides for safe and efficient provisions of public services. 

 

 

 

 

DR20-71 Guadalupe & McQueen Retail
Attachment 1:  Findings of Fact
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REQUESTED ACTION:

APPLICANT: RKAA Architects Inc.
CONTACT: Neil Feaser
ADDRESS: 12233 E. Thomas Rd.
Phoenix, AZ 85016

SITE LOCATION:

±0 290 580145 Feet

*Call Planning Division to verify date and time: (480) 503-6721

Notice of Public Hearing

TELEPHONE: (602) 955-3900
E-MAIL: nfeaser@rkaa.com

PLANNING COMMISSION DATE:

LOCATION: Due to the impacts of the COVID-19 pandemic, all public meetings will be conducted using
measures to protect public health until further notice. Please refer to the meeting agenda for methods of public
participation, as permitted under Arizona state law.

Wednesday, October 7, 2020* TIME: 6:00 PM

* The application is available to the public for review at the Town of Gilbert Planning Division Monday - Thursday 7AM - 6PM.  Staff reports are available prior
to the meeting at www.gilbertaz.gov/departments/development-services/planning/planning-commission www.gilbertdocs.com/gilbertagendaonlineand .

DR20-71 GUADALUPE & MCQUEEN RETAIL: Site plan,
landscaping, grading and drainage, elevations, floor plans,
lighting, and colors and materials for approximately 3.28
acres, generally located at the southeast corner of
McQueen and Guadalupe Roads, and zoned Community
Commercial (CC) with a Planned Area Development (PAD)
overlay.

Site

DR20-71 Guadalupe & McQueen Retail
Attachment 2:  Notice of Public Hearing



DR20-71 Guadalupe & McQueen Retail
Attachment 3:  Aerial Photo
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April 10, 2020 
 
 
To: Town of Gilbert Planning Department 

Gilbert, Arizona 
 
 
RE: Design Review - Project Narrative 

Guadalupe and McQueen Retail 
 SEC of McQueen Road and Guadalupe Road Gilbert AZ 
 

 
Proposed site is located at near SEC of McQueen Road and Guadalupe Road in Gilbert, 
Arizona. We are submitting this project narrative along with an application for a Design 
review for the above-referenced project.  The subject site is approximately 143,237 SF 
(3.28 acres) in size and the Maricopa County Assessor Parcel Number for this Property 
is #310-08-671. The zoning of this site is CC (Community Commercial) with PAD overlay 
and is currently vacant.  
 
The goal of this project is to develop the site for 3 PADs. 2 PADs for retail and restaurant 
with drive thru and a third PAD for Light Auto service use. Proposed uses are approved 
uses in CC zoning per Gilbert land development code. We are proposing construction of 
three single-story buildings with total building area approximately 13,675 S.F. and total 
patio area of 1,100 S.F. Proposed PAD-A is 2,525 S.F. restaurant and drive thru with 800 
S.F. patio, Proposed PAD-B is 5,650 S.F. retail restaurant with 300 S.F. patio and 
Proposed PAD-C is 5,500 S.F. building for light auto service use. Total proposed area 
including building and patio is 14,775 S.F.. 
 
North of this parcel is Guadalupe road, West of this parcel is McQueen road and East 
and South of this parcel is residential with SF-D zoning.  
 
We believe the proposed use is consistent with the plans and goals of the town and we 
look forward to working with the Town of Gilbert.   
 

 
Regards, 
 
 
 
Neil Feaser, AIA 
RKAA Architects, Inc. 
 

DR20-71 Guadalupe & McQueen Retail
Attachment 4:  Project Narrative



DR20-71 Guadalupe & McQueen Retail
Attachment 5:  Site Plan
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PROJECT
SITE

N.T.S.

PLANT LEGEND

TREES

SHRUBS/ACCENTS

COMMON NAME SIZESCIENTIFIC NAMESYMBOL QTY

COMMON NAME SIZE

Pinus eldarica Mondel Pine 24" Box 25

Ulmus parvifolia Chinese Evergreen Elm 24" Box 6

Chitalpa tashkentensis 'Pink Dawn' Chitalpa 24" Box 12

GROUNDCOVERS COMMON NAME SIZE

Ruellia brittoniana 'Katie' Katie Ruellia 1 Gal

Calliandra californica Baja Fairy Duster 5 Gal

Leucophyllum langmaniae 'Lynn's Legacy' Lynn's Legacy Sage 5 Gal

Ruellia brittoniana Purple Ruellia 5 Gal

Eremophila maculata 'Valentine' 'Valentine' Emu Bush 5 Gal

Muhlenbergia capillaris 'Regal Mist' 'Regal Mist' Muhly 5 Gal

Lantana x 'New Gold' New Gold Lantana 1 Gal

Euphorbia rigida Gopher Plant 5 Gal

Hesperaloe parviflora 'Brakelights' Brakelights Red Yucca 5 Gal

Muhlenbergia lindheimeri Deer Grass 5 Gal

Dasylirion quadrangularum Mexican Grass Tree 5 Gal

Agave desmettiana Smooth Agave 5 Gal

Lantana montevidensis Trailing Purple Lantana 1 Gal

Acacia farnesiana Sweet Acacia 24" Box 4

Caesalpinia cacalaco 'Smoothie' Cascalote 'Thornless' 24" Box 15

Parkinsonia x 'Sonoran Emerald' Sonoran Emerald Palo Verde 24" Box 11

Senna artemisiodes Feathery Cassia 5 Gal

Simmondsia chinensis 'Vista' Compact Jojoba 5 Gal

Sphagneticola trilobata Yellow Dot 1 Gal

Prosopis Hybrid 'Phoenix' Thornless Mesquite 24" Box 29

Justicia californica Chuparosa 5 Gal

3
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NOTICE OF ALTERNATE BILLING OR PAYMENT CYCLE:
THIS CONTRACT MAY ALLOW THE OWNER TO  REQUIRE
THE SUBMISSION OF BILLINGS OR  ESTIMATES IN
BILLING CYCLES OTHER THAN THIRTY DAYS.  THIS
CONTRACT MAY ALLOW OWNER TO MAKE PAYMENT
O N  S O M E  A L T E R N A T I V E  S C H E D U L E  A F T E R
CERTIFICATION AND APPROVAL OF BILLING AND
ESTIMATES.  A WRITTEN DESCRIPTION OF SUCH OTHER
BILLING CYCLE  APPLICABLE TO THE PROJECT IS
AVAILABLE FROM OWNER OR DESIGNATED AGENT.

project:

drawn by:
checked by:

design by:

COPYRIGHT 2018, ALL RIGHTS RESERVED.  THIS
DRAWING IS AN INSTRUMENT OF SERVICE.  IT IS THE
PROPERTY OF RKAA ARCHITECTS, INC. AND MAY NOT BE
REPRODUCED, OR REPRODUCTION HEREOF USED,
WITHOUT WRITTEN PERMISSION OF THE
CORPORATION.            I

A
R

C
H

I
T

E
C

S
T

,
I

N
C

LRR, VSB
DY
TES

20-0454

GU
AD

AL
UP

E 
AN

D 
M

CQ
UE

EN
 R

ET
AI

L
76

3 
No

rt
h 

M
cQ

ue
en

 R
oa

d
SE

C 
O

F 
M

CQ
UE

EN
 R

O
AD

 A
ND

 G
UA

DA
LU

PE
 R

O
AD

GI
LB

ER
T 

AR
IZ

O
NA

1
04

/1
0/

20
  1

st
 S

ub
m

itt
al

 D
es

ig
n 

Re
vi

ew
2

08
/1

7/
20

  2
nd

 S
ub

m
itt

al
 D

es
ig

n 
Re

vi
ew

3
09

/0
3/

20
  3

rd
 S

ub
m

itt
al

 D
es

ig
n 

Re
vi

ew

IL
LU

ST
R

A
T

IV
E 

LA
N

D
SC

A
PE

 P
LA

N

L-1.01

6 DECORATIVE PEDESTRIAN CROSSING67

7

7

7

77

7

4

4

4

Note: See Planting Plan for shrub, accent and groundcover quantities.

TOWN OF GILBERT PLANT DATA
PROVIDED

1 TREE PER 25 L.F. 13 TREES
REQUIRED
13 TREES

N. MCQUEEN RD. FRONTAGE (328 LF)

PROVIDED
24" BOX (50% MIN.)

REQUIRED
14 TREES

STREET FRONTAGE PLANTING TREE SIZE
14 TREES

PROVIDED
3 TREES PER 1,000 S.F. (24" BOX)  19 TREES

REQUIRED
19 TREES

SIDE PERIMETER (18,929 S.F.)

PROVIDED
1 TREE PER 25 L.F. 14 TREES

REQUIRED
14 TREES

W. GUADALUPE RD. FRONTAGE (349 LF)

LANDSCAPE DATA
NET LOT AREA:
ON-SITE LANDSCAPE AREA:
LANDSCAPE COVERAGE:

143,234 S.F.
57,907 SF.

40 %

OFF-SITE LANDSCAPE AREA: 9,892‬  SF.

PROVIDED
MONDEL PINE (50%)  14 TREES

REQUIRED
14 TREES

DESIGNATED STREET TREE

1

3

7

7

DR20-71 Guadalupe & McQueen Retail
Attachment 6:  Landscape



KEYNOTES
ENTRY DRIVE1

2

3

ENTRY ACCENT PLANTING

4 NEW SIDEWALK

5 BIKE RACK

6 3' PARKING SCREEN WALL

KEYNOTES
1

2

3

4

5

6

KEYNOTES
1

2

3

4

5

6

EXISTING SIDEWALK

VICINITY MAP
GUADALUPE RD.

M
cQ

U
EE

N
 R

D
.

ELLIOT RD.

C
O

O
PE

R
 R

D
.

H
O

R
N

E 
ST

.

JUNIPER ST.
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N.T.S.

PLANT LEGEND

TREES

SHRUBS/ACCENTS

COMMON NAME SIZESCIENTIFIC NAMESYMBOL QTY

COMMON NAME SIZE QTY

Pinus eldarica Mondel Pine 24" Box 25

Ulmus parvifolia Chinese Evergreen Elm 24" Box 6

Chitalpa tashkentensis 'Pink Dawn' Chitalpa 24" Box 12

GROUNDCOVERS COMMON NAME SIZE QTY

Ruellia brittoniana 'Katie' Katie Ruellia 1 Gal 54

Calliandra californica Baja Fairy Duster 5 Gal 57

Leucophyllum langmaniae 'Lynn's Legacy' Lynn's Legacy Sage 5 Gal 33

Ruellia brittoniana Purple Ruellia 5 Gal 47

Eremophila maculata 'Valentine' 'Valentine' Emu Bush 5 Gal 26

Muhlenbergia capillaris 'Regal Mist' 'Regal Mist' Muhly 5 Gal 46

Lantana x 'New Gold' New Gold Lantana 1 Gal 112

Euphorbia rigida Gopher Plant 5 Gal 91

Hesperaloe parviflora 'Brakelights' Brakelights Red Yucca 5 Gal 114

Muhlenbergia lindheimeri Deer Grass 5 Gal 45

Dasylirion quadrangularum Mexican Grass Tree 5 Gal 27

Agave desmettiana Smooth Agave 5 Gal 31

Lantana montevidensis Trailing Purple Lantana 1 Gal 93

Acacia farnesiana Sweet Acacia 24" Box 4

Caesalpinia cacalaco 'Smoothie' Cascalote 'Thornless' 24" Box 15

Parkinsonia x 'Sonoran Emerald' Sonoran Emerald Palo Verde 24" Box 11

Senna artemisiodes Feathery Cassia 5 Gal 51

Simmondsia chinensis 'Vista' Compact Jojoba 5 Gal 30

Sphagneticola trilobata Yellow Dot 1 Gal 47

Prosopis Hybrid 'Phoenix' Thornless Mesquite 24" Box 29

Justicia californica Chuparosa 5 Gal 68

TOWN OF GILBERT PLANT DATA
PROVIDED

1 TREE PER 25 L.F. 13 TREES
REQUIRED
13 TREES

N. MCQUEEN RD. FRONTAGE (328 LF)

PROVIDED
24" BOX (50% MIN.)

REQUIRED
14 TREES

STREET FRONTAGE PLANTING TREE SIZE
14 TREES

PROVIDED
3 TREES PER 1,000 S.F. (24" BOX)  19 TREES

REQUIRED
19 TREES

SIDE PERIMETER (18,929 S.F.)

PROVIDED
1 TREE PER 25 L.F. 14 TREES

REQUIRED
14 TREES

W. GUADALUPE RD. FRONTAGE (349 LF)

LANDSCAPE DATA
NET LOT AREA:
ON-SITE LANDSCAPE AREA:
LANDSCAPE COVERAGE:

143,234 S.F.
57,907 SF.

40 %
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NOTICE OF ALTERNATE BILLING OR PAYMENT CYCLE:
THIS CONTRACT MAY ALLOW THE OWNER TO  REQUIRE
THE SUBMISSION OF BILLINGS OR  ESTIMATES IN
BILLING CYCLES OTHER THAN THIRTY DAYS.  THIS
CONTRACT MAY ALLOW OWNER TO MAKE PAYMENT
O N  S O M E  A L T E R N A T I V E  S C H E D U L E  A F T E R
CERTIFICATION AND APPROVAL OF BILLING AND
ESTIMATES.  A WRITTEN DESCRIPTION OF SUCH OTHER
BILLING CYCLE  APPLICABLE TO THE PROJECT IS
AVAILABLE FROM OWNER OR DESIGNATED AGENT.
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WITHOUT WRITTEN PERMISSION OF THE
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DR20-71 Guadalupe & McQueen Retail
Attachment 7:  Grading and Drainage





DR20-71 Guadalupe & McQueen Retail
Attachment 8:  Elevation
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Attachment 9:  Colors and Materials
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DR20-71 Guadalupe & McQueen Retail
Attachment 11:  Lighting
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TOWN OF GILBERT 
PLANNING COMMISSION - STUDY SESSION 

VIA WEBEX VIRTUAL PLATFORM 
Council Chambers 

50 E. Civic Center Drive, Gilbert, AZ 
June 3, 2020 5:00 p.m. 

 
COMMISSION PRESENT:  STAFF PRESENT:         
Carl Bloomfield, Vice Chair (Joined at 5:14 pm)  Sydney Bethel, Planner II 
David Cavenee Stephanie Bubenheim, Senior Planner 
Noah Mundt Ashlee MacDonald, Senior Planner 
Jän Simon Amy Temes, Senior Planner 
Philip Alibrandi, Alternate Eva Cutro, Planning Division Manager 
Nathan Mackin, Alternate Nancy Davidson, Assistant Town Attorney 
  
COMMISSION ABSENT:  
Brian Andersen, Chair RECORDER:  
 Dana Desing 
COUNCIL LIAISON PRESENT:   
Scott September  
 
Due to the impacts of the COVID-19 pandemic, which have prompted declarations of a public health emergency at the local, 
state and federal levels, members of the public will have options to attend the meeting in person or participate remotely.   
 
CALL TO ORDER 

Commissioner Cavenee called the Study Session of the Planning Commission to order at 5:04 p.m.   
 
1. DR20-71 GUADALUPE & MCQUEEN RETAIL: Site plan, landscaping, grading and drainage, 

elevations, floor plans, lighting, and colors and materials for approximately 3.28 acres, generally 
located at the southeast corner of McQueen and Guadalupe Roads, and zoned Community 
Commercial (CC) with a Planned Area Development (PAD) overlay.  

Planner Sydney Bethel presented DR20-71 Guadalupe & McQueen Retail.  The subject site is located at the 
southeast corner of Guadalupe and McQueen Roads, approximately 3.28 gross acres zoned Community 
Commercial (CC).   This area of town is quite built out and this is last commercial corner to be built in this area.  
Behind the site is the McQueen Landing residential subdivision located to the south and east, which has almost 
completed construction.  Staff has provided first review comments to the applicant. 

The site plan consists of three buildings with a variety of uses including restaurant, retail and vehicles services 
light.  Pad A is located on the northwestern corner with a standalone 2,500 SF restaurant with drive through and 
800 SF outdoor patio.  Pad B on the southern portion of the site is for a retail and restaurant building with four 
independent suites, three of which will be retail and one will be a restaurant with drive through and patio.  Pad C 
located on the western portion is intended for light automotive use with nine service bays.   

The site will have two access points with the primary off of McQueen Road and the secondary off of Guadalupe 
Road.  Pedestrian connectivity is provided throughout the site with internal sidewalks leading out to the existing 
sidewalks on the right-of-ways for McQueen and Guadalupe.  An 8 foot solid CMU wall is proposed on the 

DR20-71 Guadalupe & McQueen Retail
Attachment 12:  Planning Commission Study
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southern and eastern boundaries to provide a buffer and some perimeter boundaries for the McQueen Landing 
residential subdivision.  Similar materials and colors are applied throughout the design theme for all of the 
buildings.  The design draws inspiration from the surrounding developments with a modern edge.    

The only first review comment on Pad A was the suggestion to bring the windows down to the base of building 
to provide balance on the south elevation.  Pad B for the four retail and restaurant suites is of a similar design 
with a different massing of the colors and materials to differentiate the four separate suites.  For Pad C, the 
automotive building, staff has recommended that the canopies be raised on the west and north elevations to 
create more balance, and to provide variation in the columns in between the bays.  This has been requested in 
the past in auto-oriented businesses with bays to provide some movement to such a large elevation.  The 
materials are a combination of stucco, EIFS, and accents of splitface and smooth CMU block and metal.  Photos 
were provided of the surrounding developments showing a desert palette and similar architecture. 

Ms. Bethel requested input from the Commission on the proposed elevations for the three buildings as well as 
general feedback on the project. 

QUESTIONS COMMENTS: 

Commissioner Mackin agreed with the level of use on the PAD and felt it fits perfectly for the location in terms 
of commercial development.  He thought it was a nice balance of uses.  He also agreed with the staff 
recommendations.  Everything looks great. 

Commissioner Mundt lived on Kokopelli 10 or so years ago and felt it will be good to fill in the area.  There has 
been a lot of turnover.  The gas station across the street had work done he believed due to environmental issues.  
The elevations look good and it will blend in nicely and fill in that corner. 

Commissioner Simon agreed with all of the previous comments. 

Commissioner Cavenee liked the layout given the uses proposed.  He liked the dumpster layouts and felt they 
were positioned well considering some of the uses will have food waste.  He confirmed with staff that the drive 
in from south of Guadalupe is within this property boundary and not a shared access.  He liked the exterior 
elevations and felt they were warm and inviting.  The colors blend well with the surrounding pieces.  He liked 
the mix of materials with stone and stucco and accents on the cap and with the awnings.  For Pad C, staff was 
looking to vary the long elevation.  In addition to columns, he suggested raising the elevation of the corner piece 
at the entry and making that parapet a little higher to accent the entry point of the building.  Each of the 
buildings has good signage opportunities with dedicated positions.  It is certainly not overdone, but was just 
about the right mix.  He felt the Architect has done a very good job.   

 
2. Z20-03 TRILOGY AT POWER RANCH:  Request to amend Ordinance[s] No. 1450 to amend the 

conditions of development within the Trilogy at Power Ranch Planned Area Development overlay 
zoning district (PAD) for approx. 5.74 acres located at 4369 E. Village Parkway, consisting of 5.74 
acres of Public Facilities/Institutional (PF/I) zoning district with a PAD as shown on the exhibit (map) 
available for viewing in the Planning Services Division.  The request is to amend the conditions of 
development to allow a deviation in the development standards along the north and west property 
boundaries reducing the building and landscape setbacks to 10ft. 

DR19-128 TRILOGY AT POWER RANCH: Tennis and Pickleball Complex: Site plan, landscape, 
grading and drainage, elevations, floor plans, lighting, colors and materials, for approximately 5.74 
acres, located at 4369 E. Village Parkway, and zoned Public Facilities/Institutional (PF/I) with a 
Planned Area Development (PAD) overlay zoning district.  

One comment card was submitted in favor of this item by James Mayes. 


